




















































































































































































































































































Kimberlee Welsh Cummings, AICP
Land Use Planner
(571) 209-5773
kcummings@ldn.thelandlawyers.com

February 18, 2011

Via Hand Delivery

Judi McIntyre Birkitt, Senior Planner
Loudoun County Department of Planning, Land Use Review
1 Harrison Street, S.E.
3rd Floor
Leesburg, Virginia 20177

Re: Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014

Dear Ms. Birkitt:

This letter addresses and provides you with a written response to the referral
agency comments in the above referenced application. For your convenience, each of
the staff comments are stated below and the Applicant's responses follow in bold italics.

LOUDOUN COUNTY DEPARTMENT OF PLANNING-COMMUNITY PLANNING (JOE
GORNEY, 1/28/2011)

OUTSTANDING ISSUES
Electrical Substation
The most recent submittal includes a Special Exception and a Commission Permit
request for a utility substation. Loudoun County policies support the timely delivery of
electrical service to businesses as development occurs. The County recognizes that
new technology companies, such as computer data centers, have a positive net fiscal
impact to the County but have specialized infrastructure needs, such as additional
electrical power (Revised General Plan, Chapter 2, Energy and Communication
Facilities text). The County aims to accommodate the changing technological
requirements of capital-intensive technology industries while balancing any potential
harmful environmental effects on the community (Revised General Plan, Chapter 2,
Energy and Communication Policy 5).
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The proposed substation would support economic development activity by providing
service to the proposed data centers. However, staff can not support the proposed
substation until the outstanding issues associated with the application are resolved.

Applicant Response
The proposed utility transmission substation in the Stonewall Secure Business
Park is crucial in providing a secure redundant source of electrical power for the
data center owner operators. With the ever-increasing load demand of the
industry, the existing (new) 40 MW NOVEC substation in the Philip A. Bolen
Memorial Park will not be sufficient to accommodate the power needs for the
business park. Local distribution lines do not carry enough power to support
these facilities. The levels of power redundancy and security is highly client
dependent, certain high end users require a dedicated source, some requiring
multiple generation feeds while others have the ability to share a common facility.
The existing transmission facilities on the property allow for the direct drop feed
to service the Business Park from one or both of the 230 KV lines.

Power security of an on-site substation for the Stonewall Secure Business Park
and its users is imperative. Numerous redundancies and options in power
supply, distribution and control over the utility substation are critical for security.
These options include NOVEC the local service provider, 230 KV transmission
lines each independently to a substation, Green Energy Hybrid generating plant
and self contained back up power generation. In providing sufficient options, the
self contained generation units may be minimized and maintain power security.

Land Use
With a proposed density of 0.6 FAR, a potential building area of 4.9 million square feet,
and maximum building heights of 100 feet for more than half of the building areas, the
proposed development more closely reflects a suburban-style industrial and office
complex than the rural character envisioned for non-residential uses within the
Transition Policy Area. While non-residential uses may be reasonable for all or a
portion of the site given the proximity of a proposed power plant, quarry, and water
treatment plant, the scale of the proposed development is incompatible with the rural
character, lower densities, and higher open space requirements envisioned for the
Lower Sycolin subarea (see 2nd Referral, dated September 22, 2010, for further
discussion and recommendations regarding land use).

Applicant Response
The Applicant worked closely with the Department of Economic Development to
provide a location for data center users that require secure sites. The proposed
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FAR and building heights of 100 feet provide maximum flexibility for a data center
user(s). Limitations on the maximum height of buildings are identified on the
Concept Plan and the lower building heights are adjacent to residential uses and
in areas where taller buildings would be visible from the Dulles Greenway and
Sycolin Road. The Tree Save Areas combined with the topography and the
limitation on the height and location of buildings and parking areas will make the
Stonewall Secure Business Park blend in with its surroundings and not be highly
visible.

Since data center uses are considered as office uses under the Zoning
Ordinance, the Stonewall Secure Business Park is an ideal location and better
location than other areas in the County planned for Class A office uses. Class A
office uses are planned in the Suburban Policy Area where the transportation
network is well established and future rail or transit facilities are planned and also
near the Dulles International Airport.

Data centers are currently locating in areas of the County that are planned for
Class A office uses and mixed use developments.

Open Space
The Lower Sycolin subarea is anticipated to have the highest amount of open space of
the six Transition Policy Area subareas. As proposed, approximately 51 percent of the
development area is designated as “Potential Open Space.” However, it appears that
the open space area would be reduced by the construction of a water storage tank, a
water treatment plant, parking, two Data Interconnect Buildings, an Electrical
Substation, and the planned alignment of a Countywide Transportation Plan road
(Cochran Mill Road). With the exception of designated Tree Save Areas and identified
Green Infrastructure resources, such as wetlands and steep slopes, the disposition of
the remaining open space is unclear, including the outparcel on the south side of the
Dulles Greenway. County policies state that open spaces should be left in a mostly
undeveloped state and that the Green Infrastructure resources within those spaces
should be protected and enhanced. The utility of the Potential Open Space as a
managed natural resource area is questionable if Green Infrastructure resources are
eliminated in lieu of security measures and grading changes. Overall, the amount of
open space and the protection and enhancement of the Green Infrastructure resources
within those spaces have not been adequately addressed (see 2nd Referral, dated
September 22, 2010, for further discussion and recommendations regarding open
space).
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Applicant Response
The Applicant is committed to providing a minimum of 51% open space which is
proffered. Within the open space areas are tree save areas. The proffers address
the tree save areas, the rivers and stream corridor resources management buffer,
and Sycolin Creek.

The Applicant would agree to a condition of approval that the reserved areas for
future parking would be maintained as natural open, if the data center uses are
converted to commercial office uses.

Forest Resources
The project area contains high-quality forest resources, including upland hardwoods
and bottomland hardwoods. The applicant’s Forest Management Plan cites these
resources as the highest priorities for preservation. Upland hardwoods are located
primarily between the electric transmission lines and the underground natural gas lines,
west of the gas lines, and south of Sycolin Creek. Bottomland hardwoods are located in
the floodplain along Sycolin Creek. The site also contains lesser-quality early
successional forest comprised primarily of Eastern Red Cedar and Virginia pine. These
stands were cited as low priorities for preservation.

The proposed development would result in the elimination of a significant portion of the
upland hardwoods, the highest priority forest resource. Tree Save Areas protect only a
portion of the upland and bottomland hardwoods and building areas do not appear to
have adequately considered them. In addition to providing habitat and increasing soil
stability, these resources help filter views of the overhead electric lines and the cleared
natural gas easement. Independent of the significance of these forest resources,
development of the site as proposed would result in the clearing of areas both to the
east and west of the utility corridors, creating an expansive open area in the central
portion of the site.

Without protection and enhancement of the highest priority forest resources, especially
in light of their adjacency to the cleared utility corridors, it is unlikely that the project will
be able to establish natural open spaces as predominant visual elements and
enhancements to the area’s river and stream corridors or that the project will blend
effectively (visually and spatially) into the area, in fulfillment of County policies (see 2nd

Referral, dated September 22, 2010, for further discussion and recommendations
regarding forest resources).
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Applicant Response
Additional tree save areas have been identified on the Concept Plan adjacent to
Sycolin Creek that contain bottomland hardwoods.

Steep and Moderately Steep Slopes
The project area contains 13.5 acres of moderately steep slopes and 4.8 acres of steep
slopes. County policies call for a prohibition of land disturbance of steep slopes and
special performance standards for moderately steep slopes. While the applicant will
avoid areas of steep slopes in accordance with County regulations, the applicant has
made no commitments regarding performance standards for moderately steep slopes
(see 2nd Referral, dated September 22, 2010, for further discussion and
recommendations regarding steep and moderately steep slopes).

Applicant Response
The Applicant will meet the performance standards for moderately steep slopes
as required by the Zoning Ordinance.

Plant and Wildlife Habitats
The site contains habitat for the wood turtle (Glyptemys insculpta), a state-threatened
species, and other vegetative and wildlife resources. Wood turtle habitat primarily
includes Sycolin Creek, adjacent floodplains, and adjacent wetlands. The applicant
proposes proffers regarding the wood turtle and a Tree Save Area along portions of
Sycolin Creek. The applicant states that construction will be located in areas that do not
provide high quality habitat, where practicable. Proffers define actions to be taken prior
to land-disturbing activities in wood turtle habitat. Given that the wood turtle habitat has
been defined to include sensitive Green Infrastructure resources, it is unclear why land-
disturbing activities would be necessary in those areas and why only a portion of those
areas have been protected. Additionally, the proffers define much of those areas as a
Rivers and Stream Corridor Resources Management Buffer, which allows a range of
uses including road construction, bridge construction, stormwater management,
drainage improvements, water lines, sanitary sewer lines, slope stabilization, wetlands
mitigation, landscaping, and other project utilities.

The proffers do not discuss resource management actions for remaining areas within
the Potential Open Space but outside of the Tree Save Areas and the Rivers and
Stream Corridor Resources Management Buffer. Additional resource protection could
be achieved through an expansion of Tree Save Areas to include the remaining open
space areas. Protection measures could include coordination with the County Urban
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Forester regarding appropriate forest management and habitat commitments, best
management practices, including the transplanting of desirable species and the removal
of Virginia pine, long-term maintenance, the removal of invasive species, and the
incorporation of indigenous vegetation into the landscape design of the entire
development (see 2nd Referral, dated September 22, 2010, for further discussion and
recommendations regarding plant and wildlife habitats).

Applicant Response
The open space areas outside of the Tree Save Areas will be maintained in a
natural state.

Noise Impacts
Uses proposed within the project site that may produce high levels of noise include data
centers (including generators), light manufacturing, security training, and testing
facilities. The proposed proffers state that noise from generators will be attenuated
through the use of walls, baffles, the placement of generators behind buildings, and
other appropriate measures. The applicant did not model the noise impacts, stating that
the location, number, noise levels, and testing of generators could not be determined
until site plans are filed.

While details regarding noise-generating uses have not yet been determined, additional
noise mitigation measures could include a commitment to the enclosure of all high
noise-producing uses and a commitment to the reduction of continuous and impact
noise levels to no greater than 50 dBA at the property lines of adjacent residences and
parks and 60 dBA for all other uses (see 2nd Referral, dated September 22, 2010, for
further discussion and recommendations regarding noise impacts).

Applicant Response
The proffer has been revised to include other uses that may produce high levels
of noise and mitigating noise levels adjacent to parks. An additional proffer has
been added for the Applicant to provide documentation that the noise levels meet
the requirements of the Zoning Ordinance after construction.

Lighting
The proposed proffers state that all lighting will be directed downward and inward, full
cutoff and fully shielded, and in conformance with the Zoning Ordinance and Facilities
Standards Manual. All exterior luminaries shall use a "shoebox” design and cutoff
optics, where feasible. Additional commitments may be needed to ensure that lighting
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is confined to the site and turned off when not needed, unless required for safety or
security purposes, and that illumination levels will be no greater than necessary for a
light’s intended purpose. All lighting should be mounted as low as practicable and
preclude light trespass onto adjoining properties, glare to passersby, skyglow, and
deterioration of the nighttime environment (see 2nd Referral, dated September 22, 2010,
for further discussion and recommendations regarding lighting).

Applicant Response
The proffers have been revised to require lighting to be mounted as low as
practicable to preclude light trespass onto adjoining residential uses.

Cultural Resources
Staff’s review of cultural resources will be sent under separate cover.

Stormwater Management
In the first two referrals, citing the adjacency of the project to Sycolin Creek, the Goose
Creek reservoir, and a drinking water intake, staff recommended that the applicant
consider various Low Impact Development (LID) techniques, such as permeable
pavers, porous concrete, cisterns, planted swales, curb cuts, rain gardens, and
bioretention filters adjacent to impervious areas. In response, the applicant has
proposed a proffer specifying adherence to measures defined in the Virginia Stormwater
Management Handbook and the Facilities Standards Manual but has not committed to
any specific LID practices (see 2nd Referral, dated September 22, 2010, for further
discussion and recommendations regarding stormwater management).

Applicant Response
The proffer has been revised to add LID techniques including but not limited to
grass line drainage, tree save areas, buffer areas and stormwater management.
The specific LID techniques will be implemented through the site plan process
and may be unique to each site within the Stonewall Secure Business Park.

Quarry Compatibility
ZMAP 2010-0006 (QN Expansion - Luck Stone Leesburg), which expanded the Quarry
Notification Overlay District, was approved on January 4, 2011. The Overlay District
now includes most of the subject property with the exception of a strip of land
approximately 400 feet wide along the western edge of the property and adjacent to
Sycolin Road.
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Staff recommends that all application materials be updated to reflect the expansion of
the Quarry Notification Overlay District and that the Concept Plan include a note stating
that the property is in an area that may be impacted by quarry operations and blasting.

Applicant Response
The plans have been updated to reflect the expansion of the Quarry Notification
Overlay District.

Bicycle & Pedestrian Accommodations
Both Sycolin Road and Cochran Mill Road are Baseline Connecting Roadways
identified in the Bicycle and Pedestrian Mobility Master Plan. Neither the proffers nor
the Concept Plan address internal or external bicycle or pedestrian accommodations.
Bicycle and pedestrian facilities are particularly important along Sycolin Road given the
presence of a Park-and-Ride lot approximately 1½ miles north of the property along
Sycolin Road (see 2nd Referral, dated September 22, 2010, for further discussion and
recommendations regarding bicycle and pedestrian accommodations).

Applicant Response
A note has been added to the Concept Plan for location of a bicycle and
pedestrian trail and the proffers specify the trail will be ten-feet and within a 14-
foot wide easement. Within the Stonewall Secure Business Park there will be a
trail along the side of the private roads, as shown on Concept Plans Sheet 6 of 7.

Building Scale & Form
The Concept Plan depicts building areas and the general location of internal roads. The
application proposes 100-foot maximum building heights for more than half of the
building areas. Building design is not addressed.

100-foot buildings generally reflect a suburban-style industrial and office complex rather
than the rural character envisioned for non-residential uses within the Transition Policy
Area. These buildings are especially problematic adjacent to residential properties and
the Dulles Greenway.

Additionally, the Concept Plan contains a note stating that the 50-foot landscape buffer
and perimeter treatment would not be provided adjacent to PD-GI or MR-HI zoned
properties or the Dulles Greenway (Sheet 4, Note 8). The elimination of these buffers
would diminish the ability of the proposed development to effectively blend into the area
(see 2nd Referral, dated September 22, 2010, for further discussion and
recommendations regarding building scale and form).
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Applicant Response
The Applicant is working on cross sections and line of sight exhibits which will
demonstrate how the buildings at the maximum heights permitted will be viewed
from Dulles Greenway.

A 50-foot landscape buffer and perimeter treatment adjacent to PD-GI and MR-HI
zoned property which contain industrial and quarry uses will not serve any
purpose. The adjacent Luck Stone property contains the area for overburden
storage; the overburden will in effect become large berms which will provide a
good transition.

Parking
The Concept Plan and proffers do not address internal landscape treatments of parking.
Internal landscape treatments are particularly important given the views of the
development from the Dulles Greenway (see 2nd Referral, dated September 22, 2010,
for further discussion and recommendations regarding parking).

Applicant Response
The Applicant will meet the requirements of the Zoning Ordinance for internal
landscape treatments for parking areas. The Tree Save Areas combined with the
building and parking locations and the topography will screen the view of parking
areas.

Water & Wastewater Facilities
The proposed water storage tank would be approximately 120 feet tall and sited on
ground that is approximately the same elevation as the Leesburg Executive Airport.
The storage tanks would lie approximately one mile to the south of the Leesburg Airport
runway and under or near its final approach path. It is unclear whether the applicant
has discussed possible water storage tank locations with the Federal Aviation
Administration or the Airport Manager to determine whether the proposed water storage
tanks present a hazard to air navigation (see 2nd Referral, dated September 22, 2010,
for further discussion and recommendations regarding water and wastewater facilities).

Applicant Response
During the processing of the Hybrid Energy Park applications, the Applicant
contacted the Leesburg Airport and there are no conflicts with the proposed
height of the water storage tank. The water storage tank will not be as tall as the
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existing overhead power transmission lines. The Applicant will agree to a
condition of approval, that prior to site plan approval for the water storage tank,
they will contact the Leesburg Airport to confirm the location will not impact the
air traffic.

MODIFICATIONS
The applicant requests 4 Zoning Ordinance Modifications (ZMODs) for the proposed
project relating to Size and Location, Maximum Building Height, Screening and
Buffering, and Outdoor Storage and On-Site Parking of Business Vehicles (see 2nd

Referral, dated September 22, 2010, for further discussion and recommendations
regarding the proposed modifications).

COMMISSION PERMIT
The County will determine the need for new public facilities and will identify suitable
sites based on the Revised General Plan, appropriate area plans, land use, and growth
policies (Revised General Plan, Chapter 3, General Public Facilities Policy 2).

In accordance with the Revised 1993 Zoning Ordinance, a Commission Permit is
required when a public utility or public service facility is constructed to determine if the
general location, character, and extent of the proposed use are in substantial accord
with the Comprehensive Plan.

The electrical substation is proposed under and adjacent to existing overhead electrical
transmission lines. The substation would access the transmission lines and be used to
serve the proposed data centers.

Staff is unable to recommend approval of a Commission Permit for the proposed use
until the outstanding issues associated with the application are resolved.

RECOMMENDATION
The proposed project is more typical of a high-intensity business park within the
Suburban Policy Area than a low-intensity use that will promote a rural character within
the Transition Policy Area. The applicant may wish to explore alternative locations or a
reduced density commensurate with the Transition Policy Area. Staff does not support
the application as proposed.
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Applicant Response
The proposed location is ideal for a secure business park and will not be typical
of a high-intensity business park in the Suburban Policy Area for all of the
reasons previously stated.

LOUDOUN COUNTY DEPARTMENT OF BUILDING & DEVELOPMENT – ZONING
ADMINISTRATION (AMY LOHR, 2/2/2011)

Applicant Response
The office uses are proposed to an FAR up to .60 or 4.9 million square feet and all
of the other uses are limited to an FAR up to .40 or 3.2 million square feet. This
will be implemented with each site plan application on the Subject Property. The
Applicant has included a proffer that not more than 10% of the total allowable
gross floor area on the Subject Property shall be developed with stand alone
commercial office uses (not including data center uses).

The PD-OP district does not contain all of the needed uses, such as indoor firing
range and archery range and is also not appropriate adjacent to the industrial
uses.
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Applicant Response
This issue was discussed at the meeting on February 14, 2011, and it was
clarified that the access point to Gant Lane is for emergency access only. The
note on the Concept Plan has been revised accordingly.

Applicant Response
The Applicant worked closely with the Department of Economic Development to
provide a location for data center users that require secure sites. The proposed
FAR and building heights of 100 feet provide maximum flexibility for a data center
user(s). Limitations on the maximum height of buildings are identified on the
Concept Plan and the lower building heights are adjacent to residential uses and
in areas where taller buildings would be visible from the Dulles Greenway and
Sycolin Road. The Tree Save Areas combined with the topography and the
limitation on the height and location of buildings and parking areas will make the
Stonewall Secure Business Park blend in with its surroundings and not be highly
visible.

The proposed PD-IP zoning district is appropriate adjacent to MR-HI and PD-GI
zoned property and will provide a transition between the quarry, power
generation plant park and residential uses, The Stonewall Secure Business Park
is an ideal location and better location for data center uses than other areas in the
County planned for Class A office uses. Class A office uses are planned in the
Suburban Policy Area where the transportation network is well established and
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future rail or transit facilities are planned and also near the Dulles International
Airport.

Data centers are currently locating in areas of the County that are planned for
Class A office uses and mixed use developments.

During the County’s review of the Countywide Transportation Plan, the Applicant
provided statements and information of why the realignment of Cochran Mill
Road was not needed. The area with the quarry, Hybrid Energy Park and other
industrial uses will remain and are not proposed for residential uses. The
Applicant has not agreed to show the realignment of Cochran Mill Road, since it
will not be built and it is not needed to carry traffic. Crosstrail Boulevard is
partially constructed and in use and will be completed in the future to serve the
purpose of the realigned Cochran Mill Road.

Applicant Response
Sheet 2 of the Concept Plans list the maximum square footages of the office
special exception uses up to a .60 FAR. The other special exception uses will not
exceed the maximum .40 FAR or the square footages listed. This will be
implemented at site plan review.

Furthermore, The proffers limit the development of stand alone commercial office
uses (not including data center uses) to 10% of the gross floor area permitted on
the Subject Property.
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Applicant Response
The transportation proffers provide a regional road contribution per square foot
of development on the Subject Property. In addition, a proffer has been added to
limit development on the Subject Property to 3,500,000 square feet until Crosstrail
Boulevard is completed from Sycolin Road to the Dulles Greenway. The
Applicant shall also be responsible for the construction of the site entrance and
associated turn lanes on Sycolin Road.

Applicant Response
The proffers have been revised to address this concern.

Applicant Response
The revised proffers address transportation contributions, pedestrian and bicycle
travel. The development plan needs to be flexible to attract secure data center
uses. The Applicant has included a proffer that not more than 10% of the total
allowable gross floor area on the Subject Property shall be developed with stand
alone commercial office uses (not including data center uses).

A bicycle and pedestrian trail has been added to the Concept Plan along a portion
of Sycolin Road north of the proposed site entrance and a proffer has been
added.
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Applicant Response
The proposed utility transmission substation in the Stonewall Secure Business
Park is crucial in providing a secure redundant source of electrical power for the
data center owner operators. With the ever-increasing load demand of the
industry, the existing (new) 40 MW NOVEC substation in the Philip A. Bolen
Memorial Park will not be sufficient to accommodate the power needs for the
business park. Local distribution lines do not carry enough power to support
these facilities. The levels of power redundancy and security is highly client
dependent, certain high end users require a dedicated source, some requiring
multiple generation feeds while others have the ability to share a common facility.
The existing transmission facilities on the Subject Property allow for the direct
drop feed to service the Business Park from one or both of the 230 KV lines.

Power security of an on-site substation for the Stonewall Secure Business Park
and its users is imperative. Numerous redundancies and options in power
supply, distribution and control over the utility substation are critical for security.
These options include NOVEC the local service provider, 230 KV transmission
lines each independently to a substation, Green Energy generating plant and self
contained back up power generation. In providing sufficient options, the self
contained generation units may be minimized and maintain power security.

Applicant Response
The Applicant worked closely with the Department of Economic Development to
provide a location for data center users that require secure sites. Since data
center uses are considered as office uses under the Zoning Ordinance, the
Stonewall Secure Business Park is an ideal location and better location than
other areas in the County planned for Class A office uses. Class A office uses
are planned in the Suburban Policy Area where the transportation network is well
established and future rail or transit facilities are planned and also near the
Dulles International Airport. Data centers are currently locating in areas of the
County that are planned for Class A office uses and mixed use developments.
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Applicant Response
See above.

Applicant Response
For clarification, data centers and/or office uses, but not the indoor firing or
archery range uses, may locate in Land Bays A, B and C. The Applicant will
agree to a condition of approval for the Land Bays to provide enhanced
landscaping treatments in the areas adjacent to the residential uses.

Applicant Response
The Applicant worked closely with the Department of Economic Development to
provide a location for data center users that require secure sites. Since data
center uses are considered as office uses under the Zoning Ordinance, the
Stonewall Secure Business Park is an ideal location and better location than
other areas in the County planned for Class A office uses. Class A office uses
are planned in the Suburban Policy Area where the transportation network is well
established and future rail or transit facilities are planned and also near the
Dulles International Airport. Data centers are currently locating in areas of the
County that are planned for Class A office uses and mixed use developments.



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 17 of 61

Applicant Response
The Stonewall Secure Business Park is proposed for high security users and data
centers, which are classified as office uses. It is unlikely, the Park will be
developed with Class A office uses, which typically require locations in other
areas of the County, that are near the Dulles International Airport, major highways
and transit and rail.

The Applicant has included a proffer that not more than 10% of the total allowable
gross floor area on the Subject Property shall be developed with stand alone
commercial office uses (not including data center uses).

Applicant Response
Data center uses require a larger amount of space to accommodate equipment,
computers and associated facilities for the operation of a data center.
Additionally, maximum flexibility is needed to attract high end data center users
that require secure sites.
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Applicant Response
The building heights adjacent to the residential uses are generally limited to 45
feet, with the exception of Land Bay A, where there are adjacent Tree Save Areas.
The maximum amount of commercial stand alone office uses is limited to 10% of
the office use square footage. Data centers are a less intense use than
commercial stand alone office uses. .

Applicant Response
Note 12 has been corrected as requested,

Applicant Response
A note has been added to Concept Plan Sheet 2 to state that the utility substation
is subject to Section 5-616.

Applicant Response
The plans have been revised to reflect the expanded quarry overlay district as
requested.
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Applicant Response
The setback on parcel 60/39 has been corrected to 75 feet. The setback along
Sycolin Road is accurate and based upon the approved and constructed VDOT
project as identified in the note on the plans.

Applicant Response
Acknowledged.

Applicant Response
Stonewall Secure Business Park will be developed predominantly with data
center uses and not industrial uses. For additional information, these issues are
addressed in the above referenced responses to the Community Planning
comments.
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Applicant Response
The Tree Save Areas have been expanded in the area adjacent to the TR-10 zoned
property in the northwestern corner of the Subject Property where the maximum
proposed building heights would be 100 feet. The Applicant will agree to a
condition of approval to provide additional landscaping and screening in the 50
foot perimeter buffer area adjacent to residential uses.

Applicant Response
For clarification, the proposed modification is requested to apply from residential
uses and public streets. The 50 foot Landscape Buffer/Perimeter Treatment, Tree
Save Areas and will provide landscaping, buffering and screening from
residential uses and public roads.
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Applicant Response
It has been determined that this modification is not longer needed and is hereby
withdrawn.

Applicant Response
The proffers have been revised to address these discrepancies.
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Applicant Response
The whole parcel is being rezoned and the plans and proffers have been revised
accordingly.

Applicant Response
The non-proffered components have been moved to a new plan sheet.

Applicant Response
The plan set and proffers have been revised as requested.

Applicant Response
The proffers have been revised to address staff’s suggestion.

Applicant Response
The proffer language has not been revised as recommended and the Applicant
would like to discuss the recommendation.



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 23 of 61

Applicant Response
Maximum flexibility is required to attract high end users that need secure sites
and may include other permitted PD-IP uses. The Applicant has proffered that the
Subject Property will be limited to developing 10% of the gross floor area of stand
alone commercial office uses, not including data center uses.

Applicant Response
The proffers have been revised to address these inconsistencies.

Applicant Response
As requested, the proffers have been revised.

Applicant Response
As requested, the proffers have been revised.

Applicant Response
The Applicant cannot agree to dedicate right-of-way for Cochran Mill Road as
previously stated in this letter.
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Applicant Response
The Concept Plan has been revised to remove the note for dedication of right-of-
way for Sycolin Road. It was determined, at the meeting on February 10, 2011,
with OTS, VDOT and Heidi Seibentritt, that due to the location of the previously
mentioned Sycolin Pottery archaeological site #44LD1195, that additional
dedication on the Subject Property would impact site #44LD1195.

Transportation improvements are addressed in the revised proffers.

Applicant Response
The proffers have been revised to provide a 14-foot easement area with a 10-foot
bicycle/pedestrian trail from the north side of the proposed entrance along
Sycolin Road.

Applicant Response
As request, this correction has been made to the proffers.

Applicant Response
The proffers have been revised to provide a regional road contribution based
upon gross square feet for all uses developed on the site which is to be paid at
issuance of the zoning permit.
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Applicant Response
See above.

Applicant Response
The regional road contributions are to be used within two miles of the Subject
Property and are to be used at the discretion of the County for transportation
improvements.

Applicant Response
As requested, the addition has been made to the proffers.

Applicant Response
As stated above, all uses will provide a regional road contribution based upon
gross square feet.

Applicant Response
The proffers have been revised to provide one amount for the regional road
contributions based upon gross square feet of the use.
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Applicant Response
The proffers have been revised to address this comment.

Applicant Response
The proffers have been revised to address these comments.

Applicant Response
The line for the Management Buffer is a short dashed purple line compared to the
SVCB which is a longer dashed blue line. The Management Buffer line has been
darkened on Sheets 3, 4 and 5 to make it more visible.

Applicant Response
As requested this correction has been made.

Applicant Response
As requested this correction has been made.

Applicant Response
As requested the insertion has been made.



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 27 of 61

Applicant Response
The proffer has been revised to address enforceability.

Applicant Response
The proffer has been revised to address this comment.

Applicant Response
As requested, the change has been made.

Applicant Response
As requested, the change has been made.

Applicant Response
ERT Staff specifically requested to include County Staff in this proffers, since
some of the County Staff have the credentials to provide the needed LEED
certification evaluation.

Applicant Response
This proffer has been deleted as requested,
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Applicant Response
As requested, the change has been made.

Applicant Response
The proffer has been revised to state within 50 feet instead of near.

Applicant Response
As requested, the proffer has been revised accordingly.

Applicant Response
As requested, the correction has been made.

Applicant Response
The insertion has been made as requested.

Applicant Response
The proffer has been revised as requested.
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Applicant Response
The proffer has been revised as requested.

Applicant Response
The plans have been revised to list the correct application number for the
Commission Permit.

Applicant Response
All of the applications are now listed on the plans.

Applicant Response
The address on the plans for Sycolin Corner has been corrected.

Applicant Response
The list of drawings has been corrected to be consistent.
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Applicant Response
The requested corrections and updates have been revised on the plans.

Applicant Response
The surrounding zoning has been updated on the plan sheets as requested.

Applicant Response
The revised proffers and plans now correctly list the acreages.

Applicant Response
As requested, this note has been deleted.

Applicant Response
The note has been corrected, as requested.

Applicant Response
The note has been corrected as requested.
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Applicant Response
Note 11 on Sheet 2 has been deleted.

Applicant Response
The note has been revised as requested.

Applicant Response
The notes have been revised as requested.

Applicant Response
The correction has been made to the plans, as requested.

Applicant Response
This note has been removed.

Applicant Response
A note has been added to Sheet 4 to state that the indoor firing range/archery
range uses shall not be located in Land Bays A, B or C which are adjacent to
residential uses.
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Applicant Response
Sheets 4 and 5 have been revised to show the potential water storage tank/water
treatment plant locations within building/parking envelopes, as requested.

Applicant Response
The note has been revised as requested.

Applicant Response
The elevation labels have been lightened to make it easier to read the other
labels.

LOUDOUN COUNTY DEPARTMENT OF BUILDING AND DEVELOPMENT –
ENVIRONMENTAL REVIEW TEAM (WILLIAM MARSH, 1/26/2011)

1. Staff encourages consideration of a timing mechanism for construction of the
proposed uses in conjunction with construction of the adjacent, approved
rezoning application for Green Energy Partners. If these applications are
approved and built without the Green Energy Partners facility being built, several
important energy and water conservation opportunities would be lost.

Applicant Response
The Green Energy Partners power generation plant and the Stonewall Secure
Business Park are separate entities and will develop on their own individual
timelines. The Applicant appreciates the synergy between the two projects
and is actively pursuing an interactive power consumer/producer relationship
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that can utilize the benefits of the combined cycle power generation with
combined heating and cooling capabilities.

2. The Countywide Transportation Plan depicts an alignment for Relocated Cochran
Mill Road in the project area. The Concept Development Plan (CDP) should be
revised to reflect this alignment.

Applicant Response
The Applicant has not depicted the alignment of the relocated Cochran Mill
Road for the following reasons. Land use in this area has changed
substantially since the realignment of Cochran Mill Road was placed on the
Countywide Transportation Plan (“CTP”). At that time, the area along Cochran
Mill Road was envisioned to be developed with residential uses. The other
major land owners along Cochran Mill Road: Luck Stone (quarry uses), Philip
A. Bolen Memorial Park (County owned) and Green Energy Partners will not
use Cochran Mill Road for entrance to their facilities. The subject application
for Stonewall Secure Business Park will not use Cochran Mill Road.

Crosstrail Boulevard which has been constructed from Route 7, near
Wegmans grocery store to the southwest is planned to be constructed to
intersect with Sycolin Road, the Dulles Greenway and Evergreen Mills Road.
The traffic that may have used Cochran Mill Road with the exception of the
industrial uses is now using Crosstrail Boulevard.

The Applicant has limited the development of the Subject Property to not
exceed 3,500,000 square feet until such time as Crosstrail Boulevard is
completed between Sycolin Road and the Dulles Greenway.

3. The applicant acknowledges the location of this project within the Loudoun Water
service area. Staff recommends the pursuit of utility agreements that would
connect sanitary sewer service to the Town of Leesburg. Otherwise, sanitary
sewer service provided by Loudoun Water would require force main installation
for treatment at more remote reclamation facilities. The Leesburg facility is
closer and could more easily convey effluent by gravity.

Applicant Response
The Applicant agrees that the topography of the site allows for gravity sewer
toward planned facilities of the Town and will work with Loudoun Water and
the Town of Leesburg to pursue gravity sanitary sewer flow options.
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4. Augment tree save area proffer language, draft Proffer III.7, to address
permanent conservation. Introductory paragraph in Proffer III.9 of approved
ZMAP-2009-0005 would satisfy this recommendation.

Applicant Response
The proffer has been revised to include an introductory paragraph similar to
the one suggested.

5. Staff recommends a wider tree conservation area adjacent to an existing stream
on the northwest corner of the project area. The existing channel flows north into
Sycolin Creek. Staff encourages preservation of the forest canopy within 75 feet
of the channel to anchor the stream banks against further erosion. The current
CDP depicts tree conservation only on the east bank of the channel.

Applicant Response
The Concept Plan has been revised to show the existing tree canopy in the
area mentioned.

6. ERT supports Planning Department recommendations for maintaining a higher
ratio of open space as natural open space. Accordingly, staff recommends
adjustments to draft proffers as follows:

 Adjusting proffer III.7 to establish a higher tree save threshold. Staff
suggests 90 percent.

 Removing “exception” uses from proffer III.8 including road construction,
bridge installation, and stormwater management.

 Committing to tree conservation areas for the possible water treatment
facility and tower sites that are not chosen for those uses.

Applicant Response
The draft proffers have been revised to address the expansion of the TSAs in
the areas that are not utilized for the water storage tank and water treatment
facilities. A minimum of 80% of the tree canopy in the tree save areas with
replacement of such lost tree canopy if it is not attainable in the TSA’s will be
recaptured on the Subject Property in locations to be designated at the
discretion of the Applicant and in consultation with the County Urban
Forester. Final design of the site including stormwater management, sewer,
water and effluent lines require engineered placement for proper function and
need to be placed in locations where they can work for their intended
purposes.
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7. Staff also recommends that the isolated parcel south of the Greenway be
included in tree conservation.

Applicant Response
The Concept Plan has been revised to include the parcel south of the Dulles
Greenway in the TSAs.

8. Staff seeks to minimize disturbance to moderate steep slopes due to utilities,
consistent with the purpose and intent of Zoning Ordinance Section 5-1508.
Section 7.700 of the Facilities Standards Manual also requires placement of all
utility structure beneath sidewalk easements or road rights of way where
practical. The applicant has offered to meet to further discuss options. Staff
requests a meeting prior to consideration by the Planning Commission.

Applicant Response
The Applicant met with William Marsh and discussed the placement of utilities
beneath sidewalks and roads to the greatest extent possible to minimize
disturbance to moderately steep slopes and would agree to a condition of
approval to that effect.

9. The applicant has included a note on Sheet 6 of the CDP to state that existing
trees and vegetation will be retained and supplemented with plantings to meet
the landscape buffer requirements within the 50-foot buffer/perimeter area.
Please clarify that this is a proffered statement, given that part of Sheet 6 if for
informational purposes only.

Applicant Response
The landscape buffer/perimeter treatment areas are shown on the Concept
Plan and a proffer has been added to address these areas.

10.The applicant will meet noise standards required in Zoning Ordinance
performance standards, ZO Section 5-1507. Staff continues to recommend
establishment of noise standards for this project area that, in coordination with
sources of noise related to the approved power plant use, meet noise abatement
criteria for existing, adjacent residential uses and park uses found in the sound
level table on page 5-45 of the Revised General Plan. One suggestion is a plan
to stagger maintenance testing of data center back-up generators during daylight
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hours so as not to coincide with “peaker” combustion turbine operation on the
Green Energy Partners site.

Applicant Response
The Applicant has proffered noise attenuation through the use of baffles,
sound walls and proper placement of the generators with respect to
residential uses. The Applicant would agree to a condition of approval to
coordinate with the operators of the Green Energy Park to stagger
maintenance testing during daylight hours of the back-up generators to not
coincide with the peaker combustion turbine operation.

11.Staff recommends bicycle-pedestrian access to the site at the secure entry
locations provided for vehicles. The applicant is agreeable to non-motorized use
plans internal to the project area. Staff also recommends amenities within
buildings allowing for bicycle storage, changing and shower facilities, consistent
with travel demand management strategies encouraged in Chapter 3 of the
Countywide Transportation Plan.

Applicant Response
A bicycle-pedestrian path has been added to the Concept Plan along Sycolin
Road from the proposed entrance to the Stonewall Secure Business Park
north along the frontage of Sycolin Road. The path has not been shown south
of the Stonewall entrance due to the existence and protection of the Sycolin
Pottery Archaeological site #44LD1195.

12.Staff encourages a more specific commitment to rainwater harvesting as a low
impact development commitment in Proffer III.6. Harvesting creates a redundant
water source for non-potable water use on site, reducing dependence on either
Loudoun Water potable water or Town of Leesburg reclaimed water.

Applicant Response
The Applicant will utilize LID techniques in the development of the Subject
Property including grass ditch line drainage, tree save areas, buffer areas and
storm water management. In the effort to maintain flexibility of design, these
water management. In the effort to maintain flexibility of design, these
techniques will be determined at site plan and based upon numerous
engineering criteria such as clearing limits, tree save areas and depth of rock.

The LID design and BMPs will include the appropriate site-specific water
control techniques recommended in the latest edition of the Virginia
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Stormwater Management Handbook and the FSM. These LID design and BMP
techniques shall be implemented through the site plan process.

13. Staff continues to encourage a design commitment for post-construction best
management practices (BMP) that will prevent the post-development peak
discharge rate and volume from exceeding the pre-development peak discharge
rate and volume for the 1- and 2- year, 24-hour design storms. Said design
commitment would earn a “regional priority credit” with LEED certification and
help implement Proffer III.15.

Applicant Response
The Applicant is aware of pending regulation changes from the Virginia
Department of Conservation Resources and the U.S. Environment Protection
Agency on storm water management and total maximum daily loads that are
likely to be adopted. To avoid conflicts between the proffers and future
regulations, each site plan will have to meet the regulations in place at that
time.

14. Staff commends the applicant for commitments made for wetland mitigation,
LEED certification, and turbidity testing.

Applicant Response
Acknowledged.

Specific to substation special exception

15. Staff recommends a condition of approval that will commit to oil/water separation
and secondary containment for hotspot uses in the substation area. Similar
commitments have been made with prior special exception applications for
substations. The intent of the commitment is to contain and treat any spill or
leakage of mineral oil typically installed for worker safety on substation sites.

Applicant Response
The Applicant can agree to a condition of approval for oil/water separation and
secondary containment for hotspot uses in the utility substation area.
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LOUDOUN COUNTY OFFICE OF TRANSPORTATION SERVICES (GEORGE
PHILLIPS, 1/27/2011)

Review of Applicant’s Traffic Study

The Applicant has submitted a new traffic study (dated December 2010) for the
proposed applications. The study documents existing (2010) traffic volumes and Level
of Service (LOS), forecast year 2013 background (i.e. without this development) traffic
conditions, forecast year 2013 total traffic (existing + approved + Phase 1) conditions,
forecast year 2015 background traffic (existing + approved + Phase 1) conditions,
forecast year 2015 total traffic (existing + approved + Phase 1 + Phase 2) conditions
and, forecast year 2020 background and total traffic conditions with full site build out.
Design year 2030 total traffic conditions are also documented in the study. For year
2020 and future conditions, the study includes scenarios both with and without
Crosstrail Boulevard in place between the Dulles Greenway and Russell Branch
Parkway. The traffic study assumes the development of 5,000,000 total square feet of
non-residential uses on the site in three phases as follows: Phase 1 (2013) totals
900,000 square feet of Data Center uses and 100,000 square feet of Office uses; Phase
2 (2015) totals 1,800,000 square feet of Data Center and 200,000 square feet of Office
uses; and Phase 3 2020 totals 4,500,000 square feet of Data Center and 500,000
square feet of Office uses.

Existing (2010) Traffic Volumes and Level of Service (LOS)

The existing roadway network (existing lane use and traffic control) is illustrated on
Figure 4 in Attachment 2. Existing traffic volumes and intersection LOS are shown on
Figures 5, 6, 7 and 8 in Attachments 3, 4, 5 and 6. Table 2 (Attachment 7)
summarizes the peak hour LOS for each study intersection. Table 2 indicates that
several intersections are currently operating below LOS D in one or both peak hours, as
noted below:

- The Route 15/Masons Lane intersection (#1) operates at LOS E overall during both
peak hours.

- The Masons Lane/Evergreen Mills Road (#2) intersection operate at LOS F overall
during both peak hours.

- The Leesburg Bypass/Sycolin Road (#5) intersection operate at LOS F overall
during both peak hours.

- The Hope Parkway/Sycolin Road (#6) intersection eastbound approach operates at
LOS E during the AM peak hour and LOS F during the PM peak hour.
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- The Sycolin Road/Tavistock Drive intersection (#10) westbound approach operates
at LOS E during both peak hours.

- The Sycolin Road/Miller Drive intersection (#11) eastbound approach operates at
LOS F during the PM peak hour.

- The Sycolin Road/ Loudoun Center Place intersection (#12) westbound approach
operates at LOS F during the PM peak hour.

- The Dulles Greenway westbound On-ramp/Belmont Ridge Road intersection (#21)
eastbound approach operates at LOS E during the PM peak hour.

Forecast Year 2013 Background (Without Development) Traffic Conditions

The 2013 forecasted background peak hour traffic volumes, assumed lane use and
forecasted intersection LOS are illustrated in Figures 9, 10, 11 and 12 in Attachments
8,9,10 and 11). Table 3 (Attachment 12) summarizes the peak hour LOS for each
study intersection. Table 3 indicates that several intersections are forecast to operate
below LOS D in one or both peak hours as noted below:

- The Masons Lane/Evergreen Mills Road (#2) intersection is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) includes LOS F during both peak
hours for the northbound and southbound approaches and LOS E for the westbound
approach during the PM peak hour.

- The Sycolin Road/Tavistock Drive (#10) intersection includes LOS F during both
peak hours for the westbound approach.

- The Sycolin Road /Miller Drive intersection (#11) includes LOS F for the eastbound
and northbound approaches during the PM peak hour.

- The Sycolin Road/Loudoun Center Place intersection (#12) includes LOS F for the
westbound approach during the PM peak hour.

- The Shreve Mill Road/Evergreen Mills Road intersection (#18) includes LOS E for
the westbound approach during the PM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21) is
forecast to operate at LOS E for the westbound approach during the PM peak hour.

Trip Generation

Table 4 in the Applicant’s traffic study (Attachment 13) indicates that Phase 1 of the
proposed development (2013) would generate 390 AM peak hour, 425 PM peak hour,
and 2,610 daily weekday vehicle trips. Table 7 in the Applicant’s traffic study
(Attachment 14) indicates that Phase 2 of the proposed development would generate
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an additional 655 AM peak hour, 690 PM peak hour, and 4,330 daily weekday vehicle
trips for a total of 1,045 AM peak hour, 1,115 PM peak hour and 6,940 daily vehicle
trips. Table 13 in the Applicant’s traffic study (Attachment 15) indicates that the
proposed development would generate a cumulative total of 1,670 AM peak hour, 1,810
PM peak hour, and 10,995 daily weekday vehicle trips at build out in 2020. This
information is based on rates and equations from the Trip Generation Manual, 8th
Edition, Institute of Transportation Engineers (ITE) and specific trip generation data for
Data Centers summarized by Wells & Associates.

Trip Distribution

Figure 13 in the Applicant’s traffic study (Attachment 16) estimates trip distribution
information for all phases based on existing travel patterns and origin/destination
patterns. The site traffic is distributed with 43% of the traffic approaching from the north
and west, 3% approaching from the southwest and 42% approaching from the east and
southeast, and 15% approaching from the northeast.

Forecast (Year 2013) Total Traffic Conditions With Phase 1 Development

Phase 1 site-generated trip assignments and the 2013 forecasted total with
development peak hour traffic volumes, assumed lane use and traffic control and
forecasted intersection LOS are illustrated in Figures 14,15,16,17,18 and 19 in
Attachments 17,18,19,20,21 and 22. Table 5 (Attachment 23) summarizes the peak
hour LOS for each study intersection. Table 5 indicates that several intersections are
forecast to operate below LOS D during one or both peak hours as noted below:

- Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at LOS F
overall during both peak hours

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) includes LOS F during both peak
hours for the northbound and southbound approaches and LOS E for the westbound
approach during the PM peak hour.

- The Sycolin Road/Tavistock Drive intersection (#10) westbound approach is forecast
to operate at LOS F during both peak hours. The eastbound approach is forecast to
operate at LOS E during both peak hours.

- The Sycolin Road/Miller Drive intersection (#11) includes LOS F for the eastbound
approach during the PM peak hour.

- The Sycolin Road/Loudoun Center Place intersection (#12) include LOS F for the
westbound approach during the PM peak hour.
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- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS F during the PM peak hour.

Forecast (Year 2015) Background Traffic Conditions (With Phase 1 Development)

The 2015 forecasted background (including Phase 1 development) peak hour traffic
volumes, assumed lane use and traffic controls, and forecasted intersection LOS are
illustrated in Figures 20, 21, 22 and 23 in Attachments 24, 25, 26 and 27. Table 6
(Attachment 28) summarizes the peak hour LOS for each study intersection. Table 6
indicates that several intersections are forecast to operate below LOS D during one or
both peak hours as noted below:

- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) includes LOS F during both peak
hours for the northbound and southbound approaches. The westbound approach is
forecast to operate at LOS E during the PM peak hour. The eastbound approach is
forecast to operate at LOS E during the AM peak hour.

- The Sycolin Road/Tavistock Drive intersection (#10) includes LOS F during both
peak hours for the westbound approach and LOS E for the eastbound approach
during the AM peak hour and LOS F during the PM peak hour.

- The Sycolin Road/Miller Drive intersection (#11) eastbound approach is forecast to
operate at LOS F during the PM peak hour.

- The Sycolin Road/ Loudoun Center Place (#12) intersection westbound approach is
forecast to operate at LOS F during the PM peak hour.

- The Sycolin Road/Shreve Mill Road intersection (#18) eastbound approach is
forecast to operate at LOS E during the PM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS F during the PM peak hour.

Forecast (Year 2015) Total Traffic Conditions with Phase 2 Development

Phase 2 site-generated trip assignments and the 2015 forecasted total Phase 2
development peak hour traffic volumes, assumed lane use and traffic controls and
forecasted intersection LOS are illustrated in Figures 24,25,26,27,28 and 29 in
Attachments 29,30,31,32,33 and 34. Table 8 (Attachment 35) summarizes the peak
hour LOS for each study intersection. Table 8 indicates that several intersections are
forecast to operate below LOS D all during one or both peak hours, as noted below:



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 42 of 61

- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
during both peak hours for the northbound and southbound approaches and LOS E
on the westbound approach during the AM peak hour.

- The Sycolin Road/Tavistock Drive intersection (#10) is forecast to operate at LOS F
during both peak hours on the eastbound and westbound approaches.

- The Sycolin Road/Miller Drive intersection (#11) eastbound approach is forecast to
operate at LOS E during the AM peak hour and LOS F during the PM peak hour.

- The Sycolin Road/Loudoun Center Place (#12) intersection westbound approach is
forecast to operate at LOS F during the PM peak hour.

- The Shreve Mill Road/Evergreen Mills Road intersection (#13) westbound approach
is forecast to operate at LOS E during the PM peak hour.

- The Sycolin Road/Cochran Mill Road intersection (#17) westbound approach is
forecast to operate at LOS E during the AM peak hour.

- The Shreve Mill/Sycolin Road intersection (#18) eastbound approach is forecast to
operate at LOS F during both peak hours.

- The Gulick Mill Road/Sycolin Road intersection (#19) eastbound approach is
forecast to operate at LOS E during the PM peak hour.

- The Sycolin Road/Belmont Ridge Road intersection (#20) westbound and
southbound approaches is forecast to operate at LOS E during the PM peak hour.
The northbound approach is forecast to operate at LOS E during the AM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS F during the PM peak hour.

Forecast (Year 2020) Background Traffic Conditions (Without Crosstrail
Boulevard)

The 2020 forecasted background (including Phase 1 and Phase 2 development) peak
hour traffic volumes, assumed lane use and traffic control, and forecasted intersection
LOS without Crosstrail Boulevard in place are illustrated in Figures 30,31,32 and 33 in
Attachments 36,37,38 and 39. Table 9 (Attachment 40) summarizes the peak hour
LOS for each study intersection. Table 9 indicates that several intersections are forecast
to operate below LOS D overall during one or both peak hours, as noted below:

- The Masons Lane/Route 15 intersection (#1) northbound approach is forecast to
operate at LOS E during the AM peak hour.
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- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Tavistock Drive intersection (#10) eastbound and westbound
approaches are forecast to operate at LOS F during both peak hours.

- The Sycolin Road/ Miller Drive intersection (#11) eastbound approach is forecast to
operate at LOS F during both peak hours.

- The Sycolin Road /Loudoun Center Place intersection (#12) westbound approach is
forecast to operate at LOS F during the PM peak hour.

- The Shreve Mill Road/Evergreen Mills Road westbound approach is forecast to
operate at LOS F during both peak hours.

- The Sycolin Road /Shreve Mill intersection (#13) eastbound approach is forecast to
operate at LOS F during both peak hours.

- The Sycolin Road/Cochran Mill Road intersection (#17) westbound approach is
forecast to operate at LOS F during the AM peak hour and LOS E during the PM
peak hour.

- The Gulick Mill Road/Sycolin Road intersection (#19) eastbound approach is
forecast to operate at LOS E during the PM peak hour.

- The Sycolin Road /Belmont Ridge Road intersection (#20) westbound and
southbound approaches are forecast to operate at LOS E during both peak hours.
The eastbound approach is forecast to operate at LOS F during the AM peak hour
and LOS E during the PM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS E during the AM peak hour and
LOS F during the PM peak hour.

Forecast (Year 2020) Traffic Conditions At Site Buildout (Without Crosstrail
Boulevard)

Phase 3 site-generated trip assignments and the 2020 forecasted total with full site build
out peak hour traffic volumes, assumed lane use and traffic control, and forecasted
intersection LOS are illustrated in Figures 34,35,36, 37,38, and 39 in Attachments
41,42,43,44,45 and 46. Table 11 (Attachment 47) summarizes the peak hour LOS for
each study intersection. Table 11 indicates that several intersections are forecast to
operate below LOS D during one or both peak hours as noted below:
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- The Masons Lane/Route 15 intersection (#1) northbound approach is forecast to
operate at LOS E during the AM peak hour.

- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection is forecast operate at LOS F overall
during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Tavistock Drive intersection (#10) eastbound and westbound
approaches is forecast to operate at LOS F during both peak hours.

- The Sycolin Road/Miller Drive intersection (#11) eastbound approach is forecast to
operate at LOS F during both peak hours.

- The Sycolin Road /Loudoun Center Place intersection (#12) westbound approach is
forecast to operate at LOS E during the AM peak hour and LOS F during the PM
peak hour.

- The Shreve Mill Road/Evergreen Mills Road intersection (#13) westbound approach
is forecast to operate at LOS F during both peak hours.

- The Sycolin Road/ Cochran Mill Road intersection (#17) westbound approach is
forecast to operate at LOS F during both peak hours.

- The Sycolin Road/Shreve Mill intersection (#18) is forecast to operate at LOS E
overall during both peak hours.

- The Gulick Mill Road/Sycolin Road intersection (#19) eastbound approach is
forecast to operate at LOS E during the AM peak hour and LOS F during the PM
peak hour.

- The Sycolin Road /Belmont Ridge Road intersection (#20) westbound approach is
forecast to operate at LOS E during both peak hours. The eastbound approach is
forecast to operate at LOS F during the PM peak hour. The northbound and
southbound approaches are forecast to operate at LOS E during the PM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS F during both peak hours.

- The Greenway Eastbound Off ramp/Belmont Ridge Road intersection (#22)
eastbound approach is forecast to operate at LOS F during the PM peak hour.

Forecast (Year 2020) Background Traffic Conditions (With Crosstrail Boulevard)

The 2020 forecasted background (including Phase 1 and Phase 2 development) peak
hour traffic volumes, assumed lane use and traffic controls, and forecasted intersection
LOS with Crosstrail Boulevard in place between the Dulles Greenway and Russell
Branch Parkway are illustrated in Figures 40,41,42 and 43 in Attachments 48,49,50
and 51. Table 12 (Attachment 52) summarizes the peak hour LOS for each study
intersection. Table 12 indicates that several intersections are forecast to operate below
LOS D overall during one or both peak hours, as noted below:
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- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Tavistock Drive intersection (#10) is forecast to operate at LOS E
during both peak hours.

- The Sycolin Road/Miller Drive intersection (#11) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Loudoun Center Place intersection (#12) westbound approach is
forecast to operate at LOS E during the AM peak hour and LOS F during the PM
peak hour.

- The Shreve Mill Road/Evergreen Mills Road intersection (#13) westbound approach
is forecast to operate at LOS F during both peak hours.

- The Sycolin Road/Cochran Mill Road intersection (#17) westbound approach is
forecast to operate at LOS F during the AM peak hour.

- The Sycolin Road/Shreve Mill intersection (#18) eastbound approach is forecast to
operate at LOS E during both peak hours.

- The Sycolin Road /Belmont Ridge Road intersection (#20) westbound and
southbound approaches are forecast to operate at LOS E during both peak hours.
The eastbound approach is forecast to operate at LOS F during the AM peak hour.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS E during the AM peak hour and
LOS F during the PM peak hour.

Forecast (Year 2020) Traffic Conditions at Site Buildout (With Crosstrail
Boulevard)

Phase 3 site-generated trip assignments and the 2020 forecasted total with full site build
out peak hour traffic volumes, assumed lane use and traffic control, and forecasted
intersection LOS with Crosstrail Boulevard in place between the Dulles Greenway and
Russell Branch Parkway are illustrated in Figures 44,45,46,47,48 and 49 in
Attachments 53,54,55,56,57 and 58. Table 14 (Attachment 59) summarizes the peak
hour LOS for each study intersection. Table 14 indicates that several intersections are
forecast to operate below LOS D during one or both peak hours, as noted below:

- The Masons Lane/Route 15 intersection (#1) northbound approach is forecast to
operate at LOS E during the AM peak hour.
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- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Leesburg Bypass/Sycolin Road intersection (#5) is forecast to operate at LOS F
overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Tavistock Drive intersection (#10) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Miller Drive intersection (#11) is forecast to operate at LOS F
overall during both peak hours.

- The Sycolin Road/Loudoun Center Place intersection (#12) westbound approach is
forecast to operate at LOS F during both peak hours.

- The Shreve Mill Road/Evergreen Mills Road (#13) westbound approach is forecast
to operate at LOS F during both peak hours.

- The Sycolin Road/Cochran Mill Road intersection (#17) is forecast to operate at LOS
E overall during both peak hours.

- The Sycolin Road/Shreve Mill intersection (#18) is forecast to operate at LOS E
overall during both peak hours.

- The Sycolin Road /Gulick Mill Road intersection (#19) eastbound approach is
forecast to operate at LOS F during the PM peak hour.

- The Sycolin Road /Belmont Ridge Road intersection (#20) is forecast to operate at
LOS F overall during both peak hours.

- The Greenway Westbound On-ramp/Belmont Ridge Road intersection (#21)
westbound approach is forecast to operate at LOS F during both peak hours.

- The Sycolin Road/Site Driveway intersection (#26) westbound approach is forecast
to operate at LOS F during the PM peak hour.

Forecast Horizon Year (2030) Total Traffic Conditions (With Crosstrail Boulevard)

The 2030 forecasted total peak hour traffic volumes, assumed lane use and traffic
control, and forecasted intersection LOS are illustrated in Figures 50, 51, 52 and 53 in
Attachments 60, 61, 62 and 63. Table 15 (Attachment 64) summarizes the peak hour
LOS for each study intersection. Table 15 indicates that several intersections are
forecast to operate below LOS D overall during one or both peak hours, as noted below:

- The Masons Lane/Route 15 intersection (#1) is forecast to operate at LOS F overall
during both peak hours.

- The Masons Lane/Evergreen Mills Road intersection (#2) is forecast to operate at
LOS F overall during both peak hours.

- The Route 7/Battlefield Parkway intersection (#8) is forecast to operate at LOS F
overall during both peak hours.
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- The Shreve Mill Road/Evergreen Mills Road intersection (#13) is forecast to operate
at LOS F overall during both peak hours.

- The Sycolin Road/Belmont Ridge Road intersection (#20) is forecast to operate at
LOS F overall during both peak hours.

- The Battlefield Parkway/Sycolin Road intersection is forecast to operate at LOS E
overall during both peak hours.

- Greenway Westbound On-Ramp/Belmont Ridge Road intersection (#21) is forecast
to operate at LOS E overall during both peak hours.

- Greenway Eastbound Off-ramp/Belmont Ridge Road intersection (#22) is forecast to
operate at LOS E overall during both peak hours.

- The Sycolin Road/Tavistock Drive intersection (#10) eastbound approach is forecast
to operate at LOS F during the PM peak hour.

- The Sycolin Road/ Miller Drive intersection (#11) eastbound approach is forecast to
operate at LOS E during the PM peak hour.

- The Sycolin Road /Loudoun Center Place intersection (#12) westbound approach is
forecast to operate at LOS E during the PM peak hour.

Status of Transportation Comments

Staff comments from the second OTS referral (September 28, 2010) as well as the
Applicant’s response, and current issue status are provided below.

Overall Staff Comment (Second Referral September 28, 2010): The Applicant has not
responded to the issues previously raised in the original (April 17, 2009) OTS referral.
These responses, as well as the provision of a revised traffic study, will be
necessary for further OTS review. Based on the information submitted,
OTS comments in this referral are limited to review of the Applicant’s concept
plan and special exception plat.

Applicant Response (December 20, 2010): The comments in this referral are addressed
or will be addressed by the enclosed Transportation Impact Analysis dated December,
2010, and prepared by Kittelson & Associates.

Current Issue Status: The overall issue of the provision of a traffic study has been
resolved. The current status of individual comments contained in the second OTS
referral (September 28, 2010) are noted below.



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 48 of 61

1. Initial Staff Comment (Second Referral September 28, 2010): In the Applicant’s
response letter, it is noted that a revised traffic study will be submitted for
the proposed PD-IP zoning district and proposed special exception uses. OTS
looks forward to receiving this information so that a more detailed review can
be made. OTS notes that the scope of this revised study was agreed to with the
Applicant’s traffic consultant in May, 2010.

Applicant Response (December 20, 2010): The comments in this referral are
addressed or will be addressed by the enclosed Transportation Impact Analysis dated
December, 2010, and prepared by Kittelson & Associates.

Current Issue Status: The issue of the provision of a traffic study has been resolved.

2. Initial Staff Comment (Second Referral September 28, 2010): The proposed
concept plan does not incorporate the planned realignment of Cochran Mill
Road (Route 653) through the site to Sycolin Road (Route 643). A review of the
2010 CTP shows that the planned realignment will traverse this site (Attachment 2). It
is recommended that the applicant agree to accommodate this alignment (70-
foot right-of-way (ROW)) in conformance with the 2010 CTP.

Current Issue Status: The planned realignment of Cochran Mill Road per the 2010
CTP is not shown on the current plan. Issue not resolved.

Applicant Response

The Applicant has not depicted the alignment of the relocated Cochran Mill Road
for the following reasons. Land use in this area has changed substantially since
the realignment of Cochran Mill Road was placed on the Countywide
Transportation Plan (“CTP”). At that time, the area along Cochran Mill Road was
envisioned to be developed with residential uses. The other major land owners
along Cochran Mill Road: Luck Stone (quarry uses), Philip A. Bolen Memorial
Park (County owned) and Green Energy Partners will not use Cochran Mill Road
for entrance to their facilities. The subject application for Stonewall Secure
Business Park will not use Cochran Mill Road.

Crosstrail Boulevard which has been constructed from Route 7, near Wegmans
grocery store to the southwest is planned to be constructed to intersect with



Stonewall Secure Business Park (third referral)
ZMAP 2008-0017, SPEX 2008-0068-70, SPEX 2010-0018,
SPEX 2010-0034 & CMPT 2010-0014
Page 49 of 61

Sycolin Road, the Dulles Greenway and Evergreen Mills Road. The traffic that
may have used Cochran Mill Road with the exception of the industrial uses is now
using Crosstrail Boulevard.

The Applicant has limited the development of the Subject Property to not exceed
3,500,000 gross square feet until such time as Crosstrail Boulevard is completed
between Sycolin Road and the Dulles Greenway.

3. Initial Staff Comment (Second Referral September 28, 2010): The 2010 CTP
calls for Sycolin Road (Route 643) to be improved to a four–lane divided
(U4M) section. The proposed entrance onto Sycolin Road (Route 643) needs to
be constructed to VDOT standards/requirements including locating the proposed
entrance relative to future median breaks, the provision of turn lanes and the
demonstration of adequate sight distance. The new traffic study needs to account for
the proposed security gate which will hinder the free flow of incoming site
traffic from Sycolin Road (Route 643) at the proposed entrance. This may require
additional measures to address the delay with enhanced facilities such as longer length
turn lanes.

Current Issue Status: The Applicant notes in the draft proffers that the entrance on
Sycolin Road will be in conformance with VDOT minimum standards. However, OTS
understands that the location of the proposed site entrance may conflict with an
existing archaeological site (#44LD1195) and may need to be relocated. Further
discussion with County and VDOT staff is recommended. Also, the traffic study does
not appear to account for the proposed security gate which will hinder free flow of
incoming site traffic from Sycolin Road (Route 643) at the proposed entrance. It is not
clear what additional facilities may be needed to address this issue. Further
clarification is needed from the Applicant.

Applicant Response

The proposed entrance will be located to not impact the Sycolin Pottery
Archaeological Site #44LD1195 and a proffer has been added to resolve the
concern of stacking of vehicles on-site to not impact the free flow of traffic on
Sycolin Road.

4. Initial Staff Comment (Second Referral September 28, 2010): The 2010 CTP depicts
a future grade-separated interchange on the Dulles Greenway at the westernmost
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crossing of Sycolin Road (Route 643) south of the proposed site entrance location
(see Attachment 2). The Applicant should coordinate with TRIP II (owners of the Dulles
Greenway) regarding this yet-to-be-designed interchange and acknowledge that ROW
may be needed in the future.

Current Issue Status: Not addressed. Issue not resolved.

Applicant Response

The Dulles Greenway plan does not include an interchange at this location. The
installation of an interchange at this location would be problematic with the
existing topography.

5. Initial Staff Comment (Second Referral September 28, 2010): The Applicant
proposes a private access to Gant Lane (Route 652) at the north east portion of the
site. Gant Lane is a narrow, unpaved road in the vicinity of the site that includes
a concrete culvert over the Sycolin Creek with no guard rails. In order to access
this facility with site traffic, it is recommended that the Applicant commit to construction
of an improved section of Gant Lane (Route 652) south from Cochran Mill Road
(Route 653) to the proposed entrance. This improvement should be a paved,
two-lane rural section (consistent with VDOT standards) and needs to
include an improved bridge crossing over Sycolin Creek. As an alternative, the
Applicant can also explore obtaining access to the new private road crossing
(Attachment 3) of Sycolin Creek proposed as part of the pending Luck Stone and
Loudoun Water Treatment Plant applications.

Current Issue Status: Not addressed. Issue not resolved. OTS notes that the Gant
Lane access is identified in the traffic study as being for emergency access only, but
no notes to that effect are listed on the plat. Clarification as to the function of this
entrance is necessary.

Applicant Response

The note on the Concept Plan has been revised to state that this access to Gant
Lane is for emergency use only.
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6. Initial Staff Comment (Second Referral September 28, 2010): The proposed 25-
foot travel way on-site traverses the proposed to access road to the Hybrid Energy
Park as well as the Virginia Dominion Power electric and Columbia Gas
easements. The Applicant needs to coordinate with each of these entities to gain
permission of access and to ensure there are no conflicts with existing or planned uses.

Current Issue Status: Clarification is needed. Issue not resolved.

Applicant Response

The proposed travelway that crosses the existing easements does not conflict
with the conditions of the existing recorded easements for gas and electric
power.

New Transportation Comments

The following additional comments are based on review of new materials (including the
December, 2010 traffic study).

7. The traffic study sets forth a series of transportation related improvements which are
needed to address road network deficiencies cited in the study.

Under existing (2010) conditions, these deficiencies include:

- The need for traffic signals at the Route 15/Masons Lane, Sycolin Road/Hope
Parkway, Sycolin Road/Tavistock Drive, Sycolin Road/Miller Drive, Sycolin
Road/Loudoun Center Place and Dulles Greenway westbound ramp/Belmont
Ridge Road intersections.

- Dual left-turn lanes on westbound Battlefield Parkway and modified signal
timings at the Battlefield Parkway/Evergreen Mill Road intersection.

- An interchange at the Sycolin Road/Leesburg Bypass intersection. (OTS Staff
notes that this improvement is not in the 2010 CTP.)

Under 2015 Background (no site development) conditions, the following
improvements are needed:

- A traffic signal is needed at the Sycolin Road/Shreve Mill Road intersection.
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Under 2015 total traffic conditions assuming the full build out of Phase 2, the
following improvements are needed:

- Traffic signals the Shreve Mill Road/Evergreen Mill Road, Sycolin
Road/Cochran Mill Road and Sycolin Road/Gulick Mill Road intersections.

- Under 2020 background traffic (no development) traffic conditions, dual
northbound left-turn lanes are needed at the Sycolin Road/Belmont Ridge Road
intersection.

Under 2020 traffic conditions with full site build out the following
improvements are needed:

- Dual westbound left-turn lanes out of the site are needed at the proposed site
driveway.

- Sycolin Road will need to be widened to four lanes north of the site.

- Two southbound travel lanes extending south past the site-access driveway on
Sycolin Road for some distance to accommodate the dual left-turns.

Based on the site impacts to the surrounding road network, OTS recommends that
the Applicant provide the following improvements:

- The widening of Sycolin Road from the current four-lane widening project (near
the Leesburg Airport) to the westernmost Sycolin Road bridge over the Dulles
Greenway. Coordination regarding the relocation of a segment of Sycolin Road
to accommodate the proposed runway extension at Leesburg Airport is
necessary. This will also require off-site right-of-way acquisition.

- Sycolin Road Entrance improvements which meet VDOT standards including
signalization and turn lanes.

- Construction of site entrance striping and widening to accommodate two
inbound and three outbound lanes.

- The provision of traffic signals to study intersections where warranted. Due to
the planned realignment of both Shreve Mill Road and Cochran Mill Road, the
installation of traffic signals at these existing intersection locations along Sycolin
Road may not be desirable.

Phasing of these recommended improvements requires further discussion.

Applicant Response

As discussed in the meeting with George Phillips on February 15, 2011, the
Applicant will be responsible for improvements pertaining to the site entrance on
Sycolin Road. A proffer has been added to provide for contributions to the
County for regional road improvements within the vicinity of the Stonewall
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Secure Business Park. The contributions can then be used by the County where
transportation improvements are needed most in the vicinity.

8. In order to address the lower percentage, less direct impacts of site traffic on the
regional road network, a per square foot regional road contribution is recommended for
area improvements. Further review and discussion is needed to determine a specific
contribution amount. The Applicant has provided draft proffer language for regional
road contributions. However, the specific dollar amounts are not specified and will need
to be determined. In addition the Applicant has proposed restrictions that the
contributions are to be used for the installation of traffic signals as specifically described
in the traffic study. OTS does not support the proposed restriction at this time. There
are a variety of planned transportation improvements (e.g., Crosstrail Boulevard, the
Sycolin Road/Leesburg Bypass intersection location, etc.) to which these funds could
also be applied. OTS recommends that the final proffer language provide for more
flexibility. Further discussion is recommended.

Applicant Response

The proffers have been revised to provide regional road contributions based
upon $0.34 per gross square feet to be paid at each zoning permit at site plan
review. Furthermore, the proffers specify that these contributions are to be used
with two miles of the Subject Property which should provide flexibility as
recommended by OTS. These contributions were discussed at the meeting on
February 15, 2011.

9. In order to ensure that the traffic impacts set forth in the traffic study reflect the
proposed development, proffers and/or conditions regarding use restrictions on the
proposed development are necessary such that data center uses will not exceed 4.5
million square feet and office uses will not exceed 500,000 square feet.

Applicant Response

As discussed with OTS at the February 15, 2011 meeting, the Applicant has added
a proffer to restrict development on the Subject Property over 3,500,000 gross
square feet until such time as Crosstrail Boulevard is completed from Sycolin
Road to the Dulles Greenway.
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10. Clarification is needed regarding the amount of other (proposed Special Exception)
uses including the utility substation and indoor firearm range. These uses are not
referenced in the Applicant’s traffic study.

Applicant Response

The above referenced uses are for internal business park users and not open to
the public. The uses do not add additional transportation impacts. However, all
uses will be contributing regional road contributions at $0.34 per square foot.

11. The Applicant needs to address the access constraints at the southeast end of
Sycolin Road in the vicinity of the Sycolin Road/Belmont Ridge Road intersection. The
Applicant’s traffic study forecasts between 8,000 and 9,000 vehicles per day on Sycolin
Road east of the subject site by 2020. The Sycolin Road/Belmont Ridge Road
intersection is shown to include failing LOS at build out (year 2020). In addition, the
planned capacity of Sycolin Road will be restricted by the recently constructed road
section and parallel parking in the Goose Creek Village retail/commercial development
immediately west of the Sycolin Road/Belmont Ridge Road intersection. In order to
relieve projected traffic in this area, it is recommended that the Applicant pursue the
construction of Crosstrail Boulevard between Sycolin Road and the Dulles Greenway
which would provide an additional means of access to the site from the Dulles
Greenway.

Applicant Response

As stated above, the Applicant has added a proffer to limit development on the
Subject Property to 3,500,000 gross square feet until such time as Crosstrail
Boulevard is completed from Sycolin Road to the Dulles Greenway.

12. In keeping with Appendix 6 of the 2010 CTP which sets forth recommendations for
bicycle and pedestrian facilities along planned CTP roads, a 10 foot wide shared use
path over a 14-foot wide right-of-way or public access easement is recommended along
the site frontage.
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Applicant Response

The Concept Plan has been revised to add a bicycle and pedestrian trail along
Sycolin Road to the north of the site entrance and a proffer requires a 10-foot
wide trail to be within a 14-foot wide easement.

Conclusion

OTS has no recommendation at this time. The above issues, as well as those
previously raised in the September 28, 2010 OTS referral, need to be adequately
addressed. Depending on the Applicant’s responses, OTS may have additional
comments. OTS staff is available to meet to discuss the transportation issues
associated with these applications.

LOUDOUN WATER (JULIE ATWELL, 1/28/2011)

Applicant Response
The Applicant will comply with Loudoun Water’s Statement of Policy, Rate, Rules
and Regulations, and Design Standards, if Loudoun Water serves the proposed
development.

LOUDOUN COUNTY DEPARTMENT OF GENERAL SERVICES (BOYD CHURCH,
2/1/2011)

This office has no comment on these applications at this time. Comments will be
provided when more detailed engineering information is available.
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LOUDOUN COUNTY PARKS, RECREATION AND COMMUNITY SERVICES (MARK
NOVAK, 1/3/2011)

COMMENTS:

The Department of Parks, Recreation and Community Services (PRCS) have reviewed
the applicant’s responses dated December 27, 2010 to referral comments dated
September 17, Draft Proffer Statement dated December 20, 2010 and revised ZMAP
2008-0017, SPEX 2010-0018, SPEX’s 20010-0068, SPEX 2008-0069, SPEX 2008-
0070 and CPMT 2010-0014

The following is a summary of the current status of the issues identified by the
Department of Parks Recreation and Community Services, dated September 17, 2010.

Comment #1: No proffers were submitted with this application. Please provide proffers
for review.

Applicant Response: The Applicant will submit a draft Proffer Statement after the
revised traffic study has been completed.

Issue Status: In comment #2 responses, below. The Applicant is proposing to include a
proffer for a cash contribution to be used within the Philip A. Bolen Memorial Park for
the construction of trails. Staff would prefer to review the draft proffer statement as early
as possible.

Applicant Response (12/20/10): The draft proffer Statement is enclosed with this letter
and includes a $15,000.000, cash contribution for construction of a trail within Phillip A.
Bolen Memorial Park.

Issue Status: Acknowledge

Comment #2: PRCS notes that the subject properties are adjacent to parcels MCPI#
191-16-9866, 193-47-8662, and 193-48-6164, which has been designated as Philip A.
Bolen Memorial Park and is currently under construction. The portions of these
properties adjacent to Sycolin Creek have been designated for stream valley protection
and public access to the stream channel.

PRCS is developing a system of interconnected linear parks along the County’s Major
Stream Valley Corridors. This is consistent with the Greenways and Trail Policies of the
Revised General Plan, Policy 1 (p. 5-39): “Greenways include areas along rivers and
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streams that are often ideal for trails”. Policy 4 (p. 5-40): “The County will seek through
purchase, proffer, density transfer, donation or open-space easement, the preservation
of greenways and the development of trails”. Parks, Recreation and Community
Services Polices, Policy 3 (p. 3-15), states that “The County encourages the contiguous
development of regional linear parks, trail, and natural open space corridors to provide
pedestrian links and preserve environmental and aesthetic resources”.

PRCS respectfully requests that the Applicant proffer a commitment to the dedication of
land for further development of linear parks, passive trails, and natural open space
corridors in this area. A future trail system along Sycolin Creek and Goose Creek would
link Bolen Park to the existing Potomac Heritage National Scenic Trail at Keep Loudoun
Beautiful Park. PRCS typically requests dedication of the floodplain to the County
within 6 months of rezoning approval.

Applicant Response: The Applicant will include a proffer for a cash contribution to be
used within the Philip A. Bolen Memorial Park for the construction of trails. A trail along
Sycolin Creek would compromise the security of the Stonewall Secure Business Park.

Issue Status: Staff understands the Applicants concerns on compromising the security
of the proposed business park and is open to working with the Applicant on a proffer for
a cash contribution to be used within the Philip A. Bolen Memorial Park for the
construction of trails. Staffs suggest a meeting with the Applicant to further discuss.

Applicant Response (12/20/10): A meeting with Mark Novak and other staff occurred on
October 21, 2101, and it was determined that a cash contribution for a trail in the Phillip
A. Bolen Memorial Park would be satisfactory. As stated above, the draft Proffers
includes a cash contribution.

Issue Status: Acknowledge

Comment #3: In conjunction with Comment 2, PRCS requests that the Applicant proffer
a monetary commitment to the development of a canoe launch / trailhead along Sycolin
Creek off of Cochran Mill Road, as proposed on the Philip A. Bolen Memorial Park
Conceptual Master Plan by Lewis Scully Gionet, LLC, dated May 12, 2002. Staff is
willing to discuss this potential opportunity in a future meeting with the Applicant.

Applicant Response: See response to comment 2, above

Issue Status: See response to Issue Status to comment 2, above.
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Issue Statues (1/3/11): In the applicants response dated 12/20/11, the applicant is
proffering (Draft Proffer Statement December 21, 2010, proffer IV.20) a cash
contribution of $15,000.000, for construction of a trail within Phillip A. Bolen Memorial
Park. PRCS staff met with the Applicant and determined that a cash contribution for a
trail in the Phillip A. Bolen Memorial Park would be satisfactory.

Comment #4: Staff requests more information about the potential transportation
impacts of the project during and after construction, and how it may impact the adjacent
park.

Applicant Response: The traffic study will be revised and data center uses do not
generate significant amounts of traffic. A proffer to address construction traffic will be
provided in the proffer statement that will be submitted in the near future.

Issue Status: Not resolved, no draft proffers to review.

Applicant Response: The revised Traffic Study is enclosed with this letter.

Issue Status: Acknowledge

Applicant Response
The revised proffers include regional road contributions for transportation
improvements within 2 miles of the Subject Property which could benefit the
Philip A. Bolen Memorial Park.

Comment #5: The current Revised Countywide Transportation Plan (CTP) proposes
Cochran Mill Road and Sycolin Road to be improved, widened, or realigned through the
subject property. Please revise and/or explain this discrepancy.

Applicant Response: The proposed alignment for Cochran Mill Road severely
compromises the security of the Stonewall Secure Business Park. The 'traffic study will
be revised and these issues will be discussed with staff in the Office of Transportation.

Issue Status: Deferred to Office of Transportation.

Applicant Response: This issue will be discussed with the Office of Transportation.

Issue Status: Acknowledge
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Comment #6: Staff notes that the subject properties are in close proximity to the Luck
Stone Quarries. While the Applicant has stated that the business park makes a good
buffer to the quarry uses, Staff is concerned about how the quarry and its rock-blasting
may impact the proposed uses on the site.

Applicant Response: Quarry uses and the impacts from the quarry operations will not
impact the data center uses.

Issue Status: Resolved.

Comment #7: PRCS requests more information on the noise (cooling towers) and light
glare impacts to the surrounding natural environment that are typically associated with
research and data centers.

Applicant Response: All noise that is generated by the data center uses will be
attenuated to meet the requirements of the Zoning Ordinance. Lighting will be directed
downward in inward toward the site and will be shielded to prevent light trespass.

Issue Status: Resolved.

Comment #8: Staff notes that the subject properties are in close proximity to the
Leesburg Regional Airport. The Applicant should demonstrate to Staff, the Planning
Commission, and the Board of Supervisors how any potential impacts to the airport
(e.g., noise and light glare) will be mitigated.

Applicant Response: The proposed data center uses will not impact the Leesburg
Executive airport and the water storage facilities will be coordinated with the FAA during
site plan review.

Issue Status: Resolved.

Comment #9: It appears that the Concept Plan shows potential impacts to stream
corridors, including major and minor floodplain. The Applicant should demonstrate to
Staff, the Planning Commission, and the Board of Supervisors how any potential
impacts to stream corridors will be mitigated.

Applicant Response: Sycolin Creek will be protected by the Stream Valley Creek
Buffer and the Rivers and Streams Corridor Overlay.
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Issue Status: Resolved.

Comment #10: It appears that the Concept Plan shows potential impacts to wetlands.
The Applicant should demonstrate to Staff, the Planning Commission, and the Board of
Supervisors how any potential impacts to wetlands will be mitigated.

Applicant Response: All impacts to wetland will be coordinated with the U.S. Army
Corps of Engineers and the Virginia Department of Environmental Quality.

Issue Status: Resolved.

Comment #11: It appears that the Concept Plan shows potential impacts to very steep
slopes. The Applicant should demonstrate to Staff, the Planning Commission, and the
Board of Supervisors how any potential impacts to very steep slopes will be mitigated.

Applicant Response: The very steep slopes areas will not be disturbed.

Issue Status: Resolved.

Comment #12: Please revise Sheets 1, 2, 3, 5 and 6 of the Concept Plan to identify
and label Philip A. Bolen Memorial Park.

Applicant Response: As requested, the plan sheets have been revised to label Philip A.
Bolen Memorial Park.

Issue Status: Resolved

CONCLUSION:

PRCS has reviewed the Applicants responses and finds them satisfactory and would
not be in objection to approval of this application as presented.

LOUDOUN COUNTY HEALTH DEPARTMENT – DIVISION OF ENVIRONMENTAL
HEALTH (MATTHEW TOLLEY, 1/4/2011)

The Health Department recommends approval of this application. The proposal will be served by
public water and sewer. There appear to be no abandoned houses or existing septic field or wells
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on the subject parcels. The plat reviewed was prepared by Gordon & Associates and was revised
15 December 2010.

Attachments Yes No _X

The joint referral memorandum from the Department of Building and
Development and the Department of Planning, dated February 17, 2011, and the
Virginia Department of Transportation referral memorandum also dated February
17, 2011 will be both addressed under separate cover.

On behalf of the Applicant, we appreciate working with staff to address these
comments and look forward to working with staff to address any outstanding
issues prior to the Planning Commission public hearing scheduled for March 23,
2011.

Thank you for your assistance with these applications and the Stonewall Secure
Business Park.

Sincerely,

WALSH, COLUCCI, LUBELEY, EMRICH &
WALSH, P.C.

Kimberlee Welsh Cummings

Kimberlee Welsh Cummings, AICP
Land Use Planner
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PROFFER STATEMENT
STONEWALL SECURE BUSINESS PARK

ZMAP 2008-0017, SPEX 2010-0068, SPEX 2010-0069, SPEX 2010-0070,
SPEX 2010-0034

December 21, 2010
Revised February 18, 2011

___________________________________________________

Stonewall Creek, LLC, applicant, together with Sycolin Corner, LLC, record owner of

Loudoun County Tax Map 60, Parcel 41 (94.88 acres) (PIN #193-27-9018) and LTI Limited

Partnership, record owner of Loudoun County Tax Map 60, Parcel 39 (45.17 acres of 59.94

acres)(PIN #194-48-6020) and Loudoun County Tax Map 61, Parcel 13 (53.54 acres) (PIN #194-

49-8227), collectively the “Subject Property” consisting of a total of approximately 193.59 acres,

(the above referenced record owners and applicant shall hereafter be referred to as the

“Applicant”), hereby voluntarily proffers, pursuant to Section 15.2-2303 of the Code of Virginia

(1950), as amended, and Section 6-1209 of the Revised 1993 Loudoun County Zoning

Ordinance of Loudoun County, Virginia (hereinafter referred to as “Zoning Ordinance”), as

amended, that in the event the Loudoun County Board of Supervisors approves ZMAP 2008-

0017, to change the zoning designation of the Subject Property to the Planned Development –

Industrial Park (“PD-IP”) zoning district and as more particularly shown on the Concept Plan

(ZMAP/SPEX/CMPT) Plat (identified below), the development of the Subject Property will be

in substantial conformance with the following proffered terms and conditions.

I. LAND USE

1. CONCEPT PLAN/ZMAP/SPEX/CMPT

The development of the Subject Property shall be in substantial conformance with

Sheets 2, 4, 5 and 6 of 7 (“Concept Plan”) of the plan set titled “Stonewall Secure

Business Park Zoning Map Amendment Application 2008-0017 Special Exception

Applications: 2008-0068/2008-0069/2008-0070/2010-0018/2010-0034 Commission

Permit Plat CMPT 2010-0014”, dated July, 2009, and revised through February 18,

2011, prepared by William H. Gordon Associates, Inc. and shall be in substantial

conformance with the conditions set forth below. The Concept Plan shall control the
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general layout of the Subject Property. The Applicant shall have reasonable

flexibility in the final design during site plan review to accommodate minor

modifications necessitated by grading, drainage, environmental, cultural and natural

features, development ordinance requirements, and other final engineering

considerations. The Applicant shall develop the Subject Property with data center

uses permitted as office uses, commercial office uses as principal uses and other uses

that are permitted in the PD-IP zoning district, with related accessory uses as

permitted by the approved special exceptions in the PD-IP zoning district.

The development of the Subject Property shall also be subject to the advertised

zoning modifications of Sections 4-502, 4-506(B) and 4-507(C) of the Zoning

Ordinance which are shown on Sheet 2 of the Concept Plan and pursuant to Section

6-1504 of the Zoning Ordinance.

Not more than (10%) of the total allowable gross floor area on the Subject Property or

500,000 gross square feet, whichever is greater, shall be developed as stand alone

commercial office uses (not including data center uses).

II. TRANSPORTATION

2. ON-SITE PRIVATE TRAVELWAYS

The Applicant shall construct all on site travelways on the Subject Property in the

locations as shown on the Concept Plan, and in accordance with the County of

Loudoun’s Land Subdivision and Development Ordinance (“LSDO”) and Facilities

Standards Manual (“FSM”), as may be applicable, to provide on-site access for the

Subject Property. Prior to approval of the first site plan for the Subject Property

emergency ingress and egress easements will be created and established on all on-site

travelways on an individual site plan basis on the Subject Property by the recordation

of a deed or deeds of easement approved by the County Attorney, and associated plat

or plans approved by the Department of Building and Development, which shall

provide that the Applicant shall be responsible for the construction, repair and

maintenance of said travelways and that neither the County nor the Virginia

Department of Transportation (“VDOT”) shall have any such responsibility. The



Stonewall Secure Business Park
ZMAP 2008-0017
Proffer Statement
Page 3

{L0193969.DOC / 4 Draft Proffers 12-21-2010 006399 000002}

Applicant shall construct the on-site private travelways providing access to the

Subject Property from Sycolin Road (State Route 643) in the location as shown on the

Concept Plan and in conformance with the LSDO and the FSM and shall construct, or

bond for construction, the travelway entrance from Sycolin Road in conformance

with VDOT minimum standards as determined at time of first site plan approval.

3. CONSTRUCTION TRAFFIC

Prior to the first site plan approval for the Subject Property, the Applicant shall

submit for review by VDOT and Loudoun County a delivery and construction traffic

plan for construction-related access on the permanent private travelway access point

on Sycolin Road.

4. SYCOLIN ROAD IMPROVEMENTS

The Applicant shall grant easements on the Subject Property along Sycolin Road for

the future improvements to Sycolin Road that are necessary for construction, grading

and utilities at the request of Loudoun County at time of actual widening.

5. SITE ENTRANCE

The entrance to the Subject Property shall be constructed by the Applicant, prior to

the first site plan approval and shall be located north of archaeological site

#44LD1195 to preserve the site. The Applicant shall design the site entrance to allow

unobstructed right and left turning movements from Sycolin Road public road right-

of-way into the Subject Property. The site entrance design shall provide necessary

holding and stacking areas on the Subject Property to prevent vehicles entering the

site entrance from stopping within the public right-of-way due to security inspection

traffic backup.

6. BICYCLE AND PEDESTRIAN TRAIL ALONG SYCOLIN ROAD

Prior to the first site plan approval on the Subject Property, the Applicant shall grant

and convey a 14 foot wide easement for a 10 foot wide shared bicycle and pedestrian
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trail in the area as shown on the Concept Plan and not within the area of

archaeological site #44LD1195.

5. REGIONAL ROAD AND TRANSPORTATION CONTRIBUTIONS

The Applicant shall make regional road contributions of $0.34 per gross square foot

of development up to 4,900,000,000 (four million, nine-hundred thousand) gross

square feet, which shall be payable to the County of Loudoun concurrently with the

issuance of each zoning permit with each site plan application on the Subject

Property. These foregoing contributions shall be used for transportation

improvements for Crosstrail Boulevard and other improvements within two miles of

the Subject Property.

The Applicant shall not exceed 3,500,000 (Three million, Five-hundred thousand)

gross square feet of development until such time as Crosstrail Boulevard is completed

between Sycolin Road and the Dulles Greenway.

III. ENVIRONMENTAL

6. LOW IMPACT DEVELOPMENT DESIGN/BEST MANAGEMENT PRACTICES

(BMP’s)

Development of the Subject Property shall incorporate low impact development

design such as but not limited to grass line drainage, tree save areas, buffers and

stormwater management and BMP techniques to filter on-site run-off and protect the

water quality of Sycolin Creek. The low impact development design and best

management practices will include the appropriate site-specific water control

techniques recommended in the latest edition of the Virginia Stormwater

Management Handbook and the FSM. These low impact development design and

BMP techniques shall be implemented through the site plan process.
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7. LANDSCAPE BUFFER/PERIMETER SECURITY AND OTHER PLANTINGS

All landscaping and plantings shall be indigenous and shall be determined during site

plan approval. Where Tree Save Areas are within the Landscape Buffer/Perimeter

Treatment areas as shown on the Concept Plan, existing trees and vegetation shall be

used and will be coordinated with the County Urban Forester.

The Applicant shall provide landscape buffer/perimeter security treatments in the

areas as shown on the Concept Plan. Where feasible within these areas, existing trees

and vegetation will be retained. Supplemental plantings and/or other perimeter

security treatments may be incorporated depending upon the specific location such as

but not limited to fencing, berms, roadside or landscaping swale shrubs and

impenetrable or trespass deterrent plantings.

8. TREE SAVE AREAS

Prior to first site plan approval, the Applicant shall coordinate with the County Urban

Forester to develop a forest management plan, habitat commitments and replanting

plan for the areas identified on the Sheets 4 and 5 of the Concept Plan as Trees Save

Area (“TSA”) on the Subject Property.

Within the areas identified on the Concept Plan as TSA, with the exception of the

Archeological Sites #44LD1195, #44LD1329 and #44LD1326, the Applicant shall

preserve healthy trees provided, however, that trees may be removed to the extent

necessary for the construction of stormwater management facilities that are required

and/or shown on the site plan(s) as lying within such TSA and for the construction of

utilities necessary for development of the Subject Property. A minimum of eighty

(80) percent of the canopy within the cumulative TSA depicted on the Concept Plan

will be preserved, exclusive of stands of Virginia Pine over 25 years in age. In the

event that the eighty (80) percent canopy threshold cannot be achieved within the

designated TSA, such lost canopy will be recaptured elsewhere onsite in locations to
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be designated at the discretion of the Applicant in consultation with the County Urban

Forester. The TSA shall be delineated on each site plan application and construction

plans and profiles application. The TSA may be expanded into the areas that are not

utilized for the Water Storage Tank and Water Treatment Facilities, which areas are

identified on the Concept Plan.

If, during construction on the Subject Property, it is determined by the Applicant’s

certified arborist and/or the County Urban Forester that any healthy tree (6 inch or

greater diameter at breast height) located within the boundaries of any of the TSA as

described in this proffer has been damaged during construction and will not survive,

then, prior to any subsequent bond release for the Subject Property, the Applicant

shall remove each such tree and replace each such tree with two (2) 2½ - 3 inch

caliper native, non-invasive deciduous trees. The placement of the replacement trees

shall be proximate to the area of each such damaged tree so removed, or in another

area on the Subject Property as determined by the County Urban Forester.

9. RIVERS AND STREAM CORRIDOR RESOURCES MANAGEMENT BUFFER

The Applicant shall preserve and protect existing trees, vegetation, and environmental

features within the areas identified on Sheets 4 and 5 of the Concept Plan as Rivers

and Stream Corridor Resources Management Buffer (“Management Buffer”) that are

not located within the TSA’s. No land disturbing activity will be permitted in the

Management Buffer areas with the exception of disturbance necessary for road

construction, bridge installation, stormwater management, drainage improvements,

water lines, sanitary sewer lines, slope stabilization, wetlands mitigation, landscaping,

or other project utilities. The Applicant, its successors and/or assigns will be

prohibited from clearing any trees (other than invasive species, dead, dying or

diseased trees) in the Management Buffer area, with the exceptions as stated above.

Prior to and during construction, to protect the Management Buffer area, the

Applicant will use temporary chain link fencing or super silt fencing in lieu of the
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plastic orange fencing required by the FSM, if approved by the Department of

Building and Development. Chain link fencing will not be required in areas

employing super silt fencing.

10. WETLANDS MITIGATION

In the event the U.S. Army Corps of Engineers or the Virginia Department of

Environmental Quality (“DEQ”) determine, at the time of first site plan approval or

construction plan and profile approval, whichever is first in time, that any

jurisdictional wetland areas are affected by the proposed development which require

mitigation, the Applicant shall provide, at the Applicants discretion, such required

mitigation, in order of preference, as follows: 1) on the Subject Property, 2) within

the Sycolin Creek Watershed within the same Planning Policy Area, 3) within the

Sycolin Creek Watershed outside the Planning Policy Area, 4) within Loudoun

County, and 5) within other areas outside of Loudoun County, subject to approval by

the U.S. Army Corps of Engineers and DEQ.

Prior to the commencement of any land disturbing activities in wetlands areas, all

necessary state and federal wetlands permits shall be obtained and copies of these

permits shall be submitted to the Loudoun County Department of Building and

Development.

11. VERY STEEP SLOPE AREAS

Prior to the commencement of any land disturbing activities, the Applicant shall

survey, flag, and install super silt fencing or temporary chain link fencing, in lieu of

plastic orange fencing, if approved by the Department of Building and Development,

around the very steep slope areas that are located in proximity to the area to be

affected by land disturbance. Said fencing shall remain in place for the duration of all

land disturbing activities.
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12. LIGHTING

The Applicant shall install lighting that is directed downward and inward, full cutoff

and fully shielded, and in full conformance with Zoning Ordinance and FSM

requirements. All exterior luminaries shall be of a “shoebox” design and utilize cut-

off optics, where feasible. All luminaries shall be I.E.S. (“Illuminating Engineering

Society”) Type V lenses that give circular light distribution for a maximum

coefficient of utilization. All lighting shall be mounted as low as practicable to

preclude light trespass onto adjacent residential properties in Land Bays A, B and C..

13. NOISE ATTENUATION

Generators and other high noise producing uses shall be designed and located to

attenuate noise levels through the use of walls, baffles and the placement of the

generators and uses using the building to attenuate or baffle the noise levels

particularly adjacent to residential and park uses. After construction, the Applicant

shall provide documentation that the noise levels meet the requirements of the Zoning

Ordinance upon request of the County.

14. SYCOLIN CREEK

Prior to the issuance of the first zoning permit on the Subject Property, the Applicant

will coordinate with Keep Loudoun Beautiful to adopt a section of Sycolin Creek

from Sycolin Road and extending through the Subject Property for clean up of trash

and debris during the annual Keep Loudoun Beautiful River and Stream clean up day.

15. WOOD TURTLE

Prior to any land disturbing activity on the Property in the area of the wood turtle

habitat identified in the Applicant's submitted Endangered and Threatened Species

Habitat Evaluation and Rare Plant Species/Community Assessment, prepared by

Wetland Studies and Solutions, Inc., and dated November 8, 2004, the Applicant
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shall perform a search for wood turtles in the area to be affected by construction.

The Applicant shall provide educational materials about the wood turtle to

contractors working on the Property prior to the commencement of any land

disturbing activity. The Applicant shall instruct contractors to use bridge spans or

bottomless culverts to prevent barriers of migration.

16. GREEN BUILDING STANDARDS

The Applicant shall design all data center and office buildings to achieve the

Leadership in Energy and Environmental Design (“LEED”) Certified status for

design, building and operation of these habitable buildings requiring issuance of

Certificates of Occupancy (“CO”).

In addition to the standard site plan performance bonding required for site plans, the

Applicant shall also furnish a surety satisfactory to the County prior to site plan

approval, in the amount of $.03 per square foot of habitable space in the data center

and office buildings. Such surety shall guarantee the Applicant’s commitment to

design said buildings to achieve the LEED Certified status and shall be released only

upon a determination by the United States Green Building Council or by County Staff

that LEED Certified status for the said buildings has been achieved.

17. EROSION AND SEDIMENT CONTROL AND TURBIDTY MANAGEMENT

In addition to the minimum requirements for erosion and sediment control in Chapter

1220 of the Codified Ordinance and the Virginia Erosion and Sediment Control

Handbook, the Applicant shall provide the following heightened erosion and

sediment control measures specified in the Facilities Standards Manual for Reservoir

Protection Requirements, namely:

a. Super silt fence shall be substituted for silt fence in all site perimeter
locations;

b. The use of stabilization matting shall be expanded to aid in the establishment
of vegetation; and
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c. Development Phasing shall be utilized to avoid extensive areas of disturbance
for extended periods of time.

The Applicant shall measure levels of turbidity in runoff leaving the Subject Property

during the construction phase. Outfall discharge measurements samples shall be

collected from any storm event that is less than or equal to a two (2) year, twenty-four

( 24) hour storm that causes a discharge within the first sixty (60) minutes (or as soon

thereafter as practical) of when the runoff begins discharging from the facility. This

information shall be submitted to the County Erosion and Sediment Control

Inspector.

Turbidity is measured in nephelometric turbidity units (NTU) or Jackson Turbidity

Units (JTU). If discharge turbidity measurements exceed 280 NTU/JTU due to site

sediment and erosion control measures the Applicant shall, upon consultation with the

County Erosion and Sediment Control Inspector, adjust the erosion and sediment

control measures to reduce the measurements to a level below 280 NTU/JTU.

IV. HISTORIC RESOURCES AND REGIONAL TRAIL

18. ARCHAEOLOGICAL SITES #44LD1326 and #44LD1329

Prior to and during construction, to protect the above-referenced historic resources,

the Applicant will use temporary chain link fencing or super silt fencing in lieu of the

plastic orange fencing required by the FSM, if approved by the Department of

Building and Development. Chain link fencing will not be required in areas

employing super silt fencing.

19 SYCOLIN POTTERY SITE #44LD1195

Prior to any land disturbing activities within 50 feet of Site #44LD1195 (the “Pottery

Site”) the Applicant will coordinate with a professional archaeological consultant or

the County Archaeologist to delineate the boundaries of Pottery Site. Prior to any

land disturbing activities, the Applicant will install demountable metal fencing around

the perimeter of the delineated Pottery Site to the edges of the demarcated Pottery
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Site. Soil disturbance within the delineated Pottery Site area shall be in accordance

with a management plan reviewed by the County Urban Forester. No interpretive

signage or other signage indicating that the Pottery Site is an archeological site will

be allowed.

The Applicant will to the greatest extent possible avoid the Pottery Site; however, if

encroachment into Pottery Site is caused by the Applicant, the Applicant will either

preserve the Pottery Site through acceptable archeological preservation techniques or

perform a Phase 3 excavation on those areas to be disturbed. The scope of work for

the preservation or Phase 3 excavation shall be submitted to the County Archaeologist

for review, prior to commencement of the excavation. If a Phase 3 excavation is

performed, the report with the findings shall submitted to the County.

20. REGIONAL TRAIL CONTRIBUTION

The Applicant shall make a one-time cash contribution to the County in the amount of

Fifteen Thousand Dollars ($15,000) at time of issuance of the first zoning permit on

the Subject Property. This contribution shall be designated for the development of a

trail connection between the trail system planned within the Philip A. Bolen

Memorial Park and the W&OD Regional Park Trail.

V. FIRE, RESCUE AND EMERGENCY SERVICES

21. ONE-TIME CONTRIBUTION

The Applicant shall make a one-time contribution at issuance of each zoning permit

to the servicing fire and rescue companies in the amount of Ten Cents ($0.10) per

gross square foot of building area which shall be payable to the County for

distribution by the County to the primary volunteer fire and rescue companies

providing service to the Subject Property. Such contribution shall be adjusted

annually in accordance with changes to the CPI, beginning from a base year of 1988.

Contributions pursuant to this paragraph shall be divided equally between the primary

servicing fire and rescue companies providing fire and rescue services to the



Stonewall Secure Business Park
ZMAP 2008-0017
Proffer Statement
Page 12

{L0193969.DOC / 4 Draft Proffers 12-21-2010 006399 000002}

Property. Notwithstanding the foregoing, at such time as the primary fire and rescue

services to the Subject Property are no longer provided by incorporated volunteer

companies, the obligation to make the contributions listed within this paragraph shall

cease, or be reduced by half if only one service is no longer provided by an

incorporated volunteer company. The intent of these provisions is to support a

volunteer fire department and a volunteer rescue squad so long as each is the primary

provider of fire or rescue services to the Subject Property.

VI. CONTRIBUTION ESCALATION

22. CONTRIBUTION ESCALATION

All cash payments or contributions required or permitted in this proffer statement

shall escalate on an annual basis beginning one year after zoning approval and be

adjusted effective January 1st of each year thereafter, based on the Consumer Price

Index, for all urban consumers (CPI-U), 1982-1984=100 (not seasonally adjusted) as

published by the Bureau of Labor Statistics, U.S. Department of Labor, for the

Washington-Baltimore, MD-VA-DC-WV Consolidated Metropolitan Statistical Area

with 2011, as the base year.

VII. BINDING EFFECT

23. BINDING EFFECT

The undersigned hereby warrant that all of the owners with a legal interest in the

Subject Property have signed this Proffer Statement, that no signature from any

additional party is necessary for these Proffers to be binding and enforceable in

accordance with their terms, that they, together with the others signing this document,

have full authority to bind the Subject Property to these conditions, and that this

Proffer Statement is entered into voluntarily.

[SIGNATURE PAGES FOLLOW THIS PAGE]
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STONEWALL CREEK, LLC

BY:
NAME:
TITLE:

STATE OF
CITY/COUNTY OF : to-wit:

The foregoing instrument was acknowledged before me, this ___ day of
________________, 2011, by __________________, as _________________________, of
Stonewall Creek, LLC

_________________________________________
Notary Public

My Commission Expires: _____________
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SYCOLIN CORNER, LLC

BY:
NAME:
TITLE:

STATE OF
CITY/COUNTY OF : to-wit:

The foregoing instrument was acknowledged before me, this ___ day of
________________, 2011, by __________________, as _________________________, of
Sycolin Corner, LLC

_________________________________________
Notary Public

My Commission Expires: _____________
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LTI LIMITED PARTNERSHIP
BY: Capitol Properties, Inc.
ITS: General Partner

BY:________________________________
NAME: Stephen J. Garchik
TITLE: President

STATE OF
CITY/COUNTY OF : to-wit:

The foregoing instrument was acknowledged before me, this ___ day of
________________, 2011, by Stephen J. Garchik, as President of Capitol Properties, Inc., being
the General Partner of LTI Limited Partnership.

_________________________________________
Notary Public

My Commission Expires: _____________
















